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Abstract	  	  Recognizing	  that	  college	  and	  university	  campuses	  continue	  to	  have	  immediate	  impacts	  on	  surrounding	  communities,	   this	   thesis	  examines	  the	  relationship	  between	  the	   institutional	  self-­‐interest	  that	  motivates	  campus	  expansion	  and	  the	  prevalence	  of	  speculative	  real	  estate	  investment	   in	   their	   surrounding	   communities.	   In	  order	   to	   assess	   the	   impact	   institutional	  policies	   and	  plans	  have	  on	   surrounding	   communities,	   the	   thesis	   provides	   case	   studies	   of	  four	   private	   urban	   universities,	   DePaul	   University,	   Drexel	   University,	   The	   University	   of	  Chicago	  and	  the	  University	  of	  Pennsylvania.	  Together,	  these	  case	  studies	  highlight	  the	  role	  universities	   and	   real	   estate	   investors	   play	   in	   the	   transformation	   of	   communities	  surrounding	   campuses.	   It	   provides	   the	   voice	   of	   historians,	   residents,	   and	   institutional	  officers	  involved	  with	  campus	  and	  community	  planning	  at	  each	  case	  study	  university.	  The	  thesis	   concludes	   with	   observations	   about	   the	   relationship	   between	   campus	   expansion,	  speculative	  real	  estate	  investment	  and	  neighborhood	  stability	  in	  order	  to	  offer	  suggestions	  to	   planners,	   university	   administrators	   and	   community	   leaders	   seeking	   equitable	  communities.	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Figure	  1.	  Locations	  of	  case	  study	  institutions	  	  









Absentee-­‐landlord:	  a	  landlord	  who	  lives	  in	  a	  different	  community	  than	  the	  property	  they	  rent	  out	  and	  who	  rarely	  visits	  the	  property	  they	  rent	  out.	  	  
Affordable	  Housing:	  housing	  developed	  through	  some	  combination	  of	  zoning	  incentives,	  cost-­‐effective	  construction	  techniques,	  and	  governmental	  subsidies	  that	  can	  be	  rented	  or	  purchased	  by	  households	  who	  cannot	  afford	  market	  rate	  housing	  in	  the	  community.	  	  
Displacement:	  “occurs	  when	  incumbent	  households	  are	  forced	  to	  vacate	  their	  homes	  because	  of	  eviction	  (for	  no	  fault	  of	  their	  own),	  lease	  termination,	  sharply	  escalating	  rents,	  expensive	  property	  tax	  increases,	  or	  building	  code	  citations.”	  (Gale	  1985,	  14)	  
	  
Educational	  Housing	  District:	  an	  area	  that	  requires	  all	  college/university	  students	  who	  do	  not	  live	  on	  campus,	  but	  do	  live	  in	  a	  residence	  other	  than	  with	  their	  family	  to	  supply	  their	  college	  or	  university	  with	  his	  or	  her	  local	  address	  and	  applicable	  vehicle	  registration.	  	  
Equitable	  Development:	  Equitable	  development	  is	  an	  approach	  to	  creating	  healthy	  and	  vibrant	  communities	  of	  opportunity	  through	  strategies	  that	  ensure	  communities	  of	  low-­‐income	  and	  of	  color	  participate	  in	  and	  benefit	  from	  decisions	  shaping	  their	  neighborhoods.	  	  	  
Land	  bank:	  a	  large	  body	  of	  land	  held	  by	  a	  public	  or	  private	  organization	  for	  future	  development	  or	  disposal.	  In	  the	  US,	  the	  term	  only	  describes	  land	  acquired	  through	  gift	  or	  purchase	  and	  not	  by	  eminent	  domain,	  condemnation	  or	  excessive	  regulatory	  schemes.	  	  
Real	  estate	  investing:	  	  the	  purchase,	  ownership,	  management,	  rental	  and/or	  sale	  of	  real	  estate	  for	  profit.	  Real	  estate	  is	  an	  asset	  form	  with	  limited	  liquidity	  relative	  to	  other	  investments	  and	  it	  is	  also	  capital	  intensive	  and	  highly	  cash	  flow	  dependent.	  
	  
Resident-­‐landlord:	  a	  landlord	  who	  lives	  in	  the	  same	  building	  as	  they	  rent	  out.	  This	  includes	  conversions	  where	  they	  live	  in	  different	  parts	  of	  the	  same	  property.	  	  
Student	  Ghetto:	  a	  residential	  area	  in	  proximity	  to	  a	  college	  or	  university	  that	  houses	  mostly	  students.	  Often	  landlords	  have	  little	  incentive	  to	  properly	  maintain	  the	  housing	  stock	  and	  non-­‐students	  tend	  to	  leave	  because	  of	  the	  often-­‐raucous	  behavior	  of	  the	  students.	  	  	  	  
Third-­‐party	  developer:	  a	  real	  estate	  development	  firm	  that	  builds,	  owns	  and	  operates	  buildings	  on	  a	  leased	  plot	  of	  land.	  The	  use	  of	  such	  developers	  by	  educational	  and	  medical	  institutions	  preserves	  their	  capital	  resources	  while	  passing	  on	  the	  responsibility	  of	  building	  regulation	  and	  maintenance	  minutiae.	  	  
















Introduction	  	  	   	   Over	  the	  past	  twenty	  years,	  universities	  and	  colleges	  have	  gained	  renewed	  attention	  for	  their	  roles	  in	  the	  physical	  and	  economic	  development	  of	  neighboring	  communities	  and	  their	   cities.	   Much	   of	   this	   attention	   has	   focused	   on	   the	   perceived	   public	   benefit	   that	  universities	  and	  colleges	  provide	  as	  engines	  of	  economic	  growth,	  advocates	  of	  social	  justice	  and	  general	  socioeconomic	  levelers.	  Unfortunately	  this	  attention	  has	  masked	  the	  fact	  that	  there	   is	  more	   to	   higher	   education	   in	   America	   than	   the	   public	   benefits	   so	   often	   cited	   by	  institutions	   of	   higher	   education	   and	   local	   politicians	  when	   tensions	   arise	   between	   town	  and	  gown.	  Recent	  cases,	  such	  as	  Columbia	  University’s	  Manhattanville	  campus	  expansion,1	  New	   York	   University’s	   expansion	   and	   New	   York	   City’s	   request	   for	   proposals	   to	   create	   a	  high-­‐tech	  applied	  science	  and	  engineering	  campus,	  serve	  as	  reminders	  that	  most	  colleges	  and	  universities	  are	   large	  business	  enterprises.	   In	  discussions	  of	   the	  benefits	  universities	  provide	  what	  often	  goes	  unspoken	  is	  that	  many	  universities	  are	  more	  concerned	  with	  their	  own	  self-­‐interest	  than	  with	  being	  of	  any	  particular	  benefit	  to	  the	  public.	  	   	   As	  many	  colleges	  and	  universities	  expand	  they	  often	  find	  their	   interests	   in	  conflict	  with	   the	   interests	  of	   their	   surrounding	   communities.	  While	  urban	  affairs	  writers	   such	  as	  John	  McCarron	   (2011)	   conclude	   that	   higher	   education	   is	   a	   growth	   industry	   that	   creates	  happy	   consequences	   for	   many	   cities,	   recent	   cases	   of	   campus	   expansion	   have	   revived	  concern	   as	   to	   the	   role	   universities	   play	   in	   the	   stabilization	   or	   destabilization	   of	   adjacent	  communities	  (Wiewel	  and	  Perry	  2005;	  Abbott	  2010).	  In	  light	  of	  the	  continued	  expansion	  of	  universities	   across	   the	  United	  States	  and	   the	   long-­‐held	  belief	  by	  many	  university	   leaders	  that	   “the	   institution	  which	   is	  not	   steadily	  advancing	   is	   certainly	   falling	  behind”	   (Rudolph	  1962,	  329),	  this	  thesis	  seeks	  to	  elucidate	  the	  role	  speculative	  real	  estate	  investment	  plays	  in	   the	   physical	   development	   of	   universities	   with	   the	   hope	   that	   such	   information	   might	  benefit	   the	   4,495	   institutions	   of	   higher	   education	   in	   the	   US	   and	   their	   respective	  communities.	  
                                                            




























































































	   	   And	  so	  it	  was	  that	   in	  1960,	  the	  university	  decided	  to	  focus	  its	  development	  efforts	  on	  its	  Lincoln	  Park	  campus	  and	  commit	  itself	  to	  a	   long-­‐term	  goal	  of	  creating	  a	  residential	  campus	  within	   the	  community.	  But,	  when	  DePaul	   first	  sought	   to	  develop	   its	  Lincoln	  Park	  campus	  through	  the	  acquisition	  of	  neighboring	  properties,	  the	  university	  faced	  opposition	  from	   the	   community.	   This	   opposition	   was	   one	   reason	   the	   LPCA	   refused	   to	   include	   the	  university	  in	  its	  first	  proposal	  for	  urban	  renewal	  program	  funds	  (Croak	  1998).	  Responding	  to	   the	  LPCA’s	   cold	   reception,	   the	  university	   attempted	   to	  quietly	   acquire	  properties.	  But,	  these	  efforts	  failed	  when	  the	  community	  discovered	  its	  plans.	  The	  university’s	  unsuccessful	  subterfuge	   triggered	   a	   negative	   reaction	   so	   strong	   that	   the	   university’s	   President	   felt	  obliged	  to	  meet	  property	  owners	  to	  explain	  DePaul’s	  plans	  for	  expansion	  in	  Lincoln	  Park.	  	  Figure	  2.	  DePaul	  University	  Campus	  Plan,	  2009-­‐2019*	  *	  Blue	  represents	  Existing	  Buildings	  and	  Orange	  represents	  Proposed	  Buildings	  	  




build	  its	  residential	  campus.	  But	  this	  maneuver	  also	  angered	  many	  of	  Lincoln	  Park’s	  renters	  who	  feared	  displacement.	   In	   the	  end,	  some	  300	  families	  were	  displaced,	  and	  some	  critics	  went	  so	  far	  as	  to	  claim	  the	  university	  was	  destroying	  the	  cultural	  and	  economic	  diversity	  that	  had	  convinced	  DePaul	  to	  invest	  in	  its	  Lincoln	  Park	  Campus	  (Croak	  1998).	  	  Figure	  3.	  DePaul	  University,	  Percent	  of	  persons	  age	  18	  to	  24,	  1960	  to	  2010	  
	  








	   	   DePaul's	  leaders	  believe	  that	  it	  is	  generally	  best	  to	  be	  engineering	  their	  operations	  to	  either	  a	  static	  size	  or	  some	  sort	  of	  growth	  mode	  because	  "it	  makes	  the	  economics	  work	  better	  while	  not	  putting	  undue	  pressure	  on	  the	  physical	  facilities"	  (Kozeman	  2012).	  Today,	  DePaul's	  leaders	  consider	  the	  university	  to	  be	  in	  a	  "mature	  phase"	  where	  they	  only	  seek	  an	  increase	   of	   0.5%	   to	   1.5%	   in	   their	   annual	   average	   enrollment.	   In	   part,	   such	   conservative	  decision-­‐making	   is	   informed	  by	   the	  university's	   long-­‐term	  planning.	  DePaul's	   decision	   to	  closely	   control	   their	   enrollment	   and	   campus	   expansion	   is	   also	   a	   response	   to	   their	  recognition	  that	  60%	  of	  their	  revenue	  goes	  towards	  salaries	  and	  25%	  goes	  toward	  facilities	  maintenance	  and	  the	  cost	  of	  new	  buildings.	  As	  Kozeman	  notes,	  neither	  of	  these	  is	  easy	  to	  downsize	   and	   so	   the	   university's	   leadership	   carefully	   considers	   the	   impact	   of	   increasing	  either	  too	  much	  in	  the	  short-­‐term.	  	  	  Figure	  4.	  DePaul	  University,	  1989	  Master	  Plan	  Model	  




university	  to	  generally	  focus	  its	  efforts	  on	  maintaining	  and	  upgrading	  its	  current	  facilities	  whenever	   possible.	   However,	   such	   restraints	   do	   not	   keep	   the	   university	   from	   acquiring	  land	  when	  in	  its	  long-­‐term	  strategic	  interest,	  knowing	  it	  will	  use	  the	  land	  some	  day	  (Moreci	  2012).	  As	  a	  result,	  there	  is	  land	  in	  Lincoln	  Park	  it	  is	  not	  currently	  using	  for	  the	  university.	  Its	  acquisition	  of	  some	  of	  the	  Children’s	  Memorial	  Hospital	  complex	  is	  a	  prime	  example	  of	  such	  strategic	  land	  banking	  to	  accommodate	  future	  growth	  (Wagenknecht	  2012).	  	   	   Between	  1976	  and	  1977,	  DePaul	  acquired	  almost	  12	  acres	  and	  a	  total	  of	  8	  buildings	  from	  the	  closing	  of	  the	  McCormick	  Theological	  Seminary’s	  Lincoln	  Park	  Campus	  (University	  
















development	   efforts.	  When	  DePaul's	   leaders	   first	   committed	   to	   expanding	   its	   campus	   in	  Lincoln	   Park	   they	   attempted	   to	   acquire	   properties	   beneath	   the	   radar.	  When	   the	   Lincoln	  Park	   community	   realized	   the	   university	   was	   trying	   to	   quietly	   buy	   properties,	   they	  organized	   in	   opposition	   and	   gained	   greater	   negotiating	   power	   with	   the	   university	   as	   a	  result	  of	  the	  university's	  miss-­‐maneuver.	  Accordingly,	  since	  this	  blunder,	  the	  university	  has	  engaged	  its	  neighbors	  in	  the	  planning	  of	  its	  Lincoln	  Park	  campus.	  As	  Kozeman	  and	  Moreci	  both	  point	  out,	  the	  university's	  neighbors	  can	  make	  or	  break	  its	  plans.	  	  Figure	  5.	  DePaul,	  Housing	  units	  per	  acre,	  1960	  to	  2010	  
	  




university's	  attempts	  to	  understand	  what	  its	  neighbors	  will	  or	  will	  not	  support,	  DePaul	  has	  not	  always	  been	  able	  to	  control	  how	  it	  impacts	  its	  surrounding	  community.	  Repeatedly,	  the	  university's	  expansion	  has	  caused	  nearby	  renters	  to	  fear	  displacement	  as	  a	  result	  of	  both	  rent	  increases	  and	  the	  transfer	  of	  properties	  to	  speculative	  real	  estate	  investors.	  	  	  Figure	  6:	  DePaul,	  Median	  Value	  of	  Owner	  Occupied	  Units	  




	   	   While	   DePaul	   has	   exhibited	   a	   determined	   commitment	   to	   master	   planning	   and	  policies	   of	   open	   communication	   with	   its	   neighbors,	   its	   nearby	   neighborhoods	   have	  experienced	  significant	  changes.	  Between	  1970	  and	  2000,	  the	  number	  of	  available	  housing	  units	   in	   the	   area	   around	   DePaul	   remained	   almost	   constant,	   experiencing	   only	   minor	  fluctuations.	  However,	  while	  the	  number	  of	  units	  remained	  stable,	  the	  median	  value	  of	  the	  owner	   occupied	   properties	   increased	   significantly	   in	   each	   census	   tract	   with	   some	  experiencing	  greater	  increases	  between	  1970	  and	  1980	  than	  others,	  but	  with	  almost	  all	  of	  the	   census	   tracts	   experiencing	  a	  doubling	   in	   the	  median	  value	  of	   owner	  occupied	  homes	  between	  1980	  and	  1990.	  Such	  changes	  in	  value	  seen	  in	  figure	  6	  are	  not	  definitive	  indicators	  of	  speculation	  but,	  when	  supplemented	  by	  the	  changing	  tenures	  seen	   in	   figure	  7,	   they	  do	  demonstrate	  an	  intense	  period	  of	  investment	  by	  homeowners.	  It	  is	  likely	  such	  investment	  was	  a	  direct	  response	  to	  the	  growth	  of	  the	  university’s	  Lincoln	  Park	  campus.	  	  Figure	  7:	  DePaul,	  Total	  Housing	  Units	  








Chapter	  5	  Case	  Study,	  Drexel	  University	  	  	  Background	  	   	   Located	   just	   west	   of	   the	   Schuylkill	   River	   in	   Philadelphia’s	   University	   City,	   Drexel	  University	  is	  a	  national	  research	  university	  with	  a	  student	  population	  of	  23,500.	  Its	  74-­‐acre	  main	  campus	  straddles	  Market	  Street	  and	  is	  well	  served	  by	  both	  city	  and	  regional	  transit.	  While	   the	  university	  has	   evolved	   considerably	   since	   its	   founding	   in	  1891,	   it	   continues	   to	  fulfill	   its	   original	   mission	   by	   being	   one	   of	   only	   three	   American	   universities	   with	   a	  mandatory	   cooperative	   education	   program	   (Paul	   2008).	   Because	   of	   this	   model	   Drexel	  experiences	  steady	  residential	  population	  throughout	  the	  calendar	  year	  while	  experiencing	  far	  higher	  rates	  of	  individual	  turnover	  than	  found	  at	  other	  institutions.	  	  	  Figure	  8.	  Drexel	  University,	  1966	  Campus	  Map	  and	  2007-­‐2012	  Master	  Plan*	  *	  Blue	  represents	  Existing	  Buildings	  and	  Orange	  represents	  Proposed	  Buildings	  	  




million	   square	   feet	   of	   neighboring	   land	   in	   order	   to	   construct	   both	   dormitories	   and	  educational	  facilities	  (Wearts	  1964).	  Figure	  9	  demonstrates	  the	  impact	  this	  use	  of	  eminent	  domain	  had	  on	  the	  number	  of	  non-­‐dormitory	  housing	  units	  in	  the	  surrounding	  community.	  These	  new	  facilities	  were	  meant	  to	  help	  Drexel	  and	  the	  city	  to	  attract	  a	  greater	  share	  of	  the	  increasing	  number	  of	  college-­‐age	  persons	   in	  both	  greater	  Philadelphia	  and	  the	  US.	  As	  the	  university	  succeeded	  in	  capturing	  a	  share	  of	  the	  nation’s	  new	  students	  it	  began	  the	  steps	  to	  transition	  from	  the	  Drexel	  Institute	  of	  Technology	  to	  becoming	  Drexel	  University.	  	  Figure	  9.	  Drexel	  and	  Penn,	  Housing	  units	  per	  acre,	  1960	  to	  2010	  
	  
























creating	   economic	   displacement	   of	   area	   residents.	   In	   response,	   the	   university	   began	  aggressive	   efforts	   to	   attract	   students	   back	   to	   housing	   on	   the	   campus	   through	   the	  construction	  of	  4,400	  new	  beds	  on	  campus	  as	  well	  as	  improved	  amenities	  and	  services	  on	  the	  campus.	  	  Figure	  10.	  Drexel	  and	  Penn,	  Percent	  of	  persons	  age	  18	  to	  24,	  1960	  to	  2010	  
	  








increasing	   the	   limits	   on	   alterations	   to	   the	   exterior	   of	   properties	   within	   the	   community,	  while	   also	   increasing	   the	   penalty	   cost	   to	   those	   property	   owners	   not	   maintaining	   their	  buildings,	   typically	   absentee	   landlords.	   While	   the	   Powelton	   community	   failed	   to	   secure	  enough	  support	  for	  the	  historic	  district	  they	  have	  continued	  to	  strengthen	  their	  negotiating	  power.	   As	   the	   surrounding	   communities	   have	   become	  more	   organized	   their	   relationship	  with	  the	  university	  has	  begun	  to	  transition	  from	  one	  of	  antagonism	  to	  one	  of	  partners.	  	  Figure	  11.	  Drexel	  and	  Penn,	  Percent	  of	  owner	  occupied	  units,	  1960	  to	  2010	  
	  












Chapter	  6	  Case	  Study,	  The	  University	  of	  Chicago	  	  	  Background	  	   	   Founded	   in	   1892,	   The	   University	   of	   Chicago	   has	   experienced	   significant	   levels	   of	  growth	  over	   the	   last	   century.	  Today	   its	   campus	   consists	  of	  214	  acres	   containing	  over	  15	  million	  square	  feet	  of	  buildings.	  The	  university	  is	  organized	  into	  discrete	  zones,	  denoted	  by	  color	   in	   figure	   12	   below	   and	   its	   campus	   is	   framed	   by	   the	   communities	   of	   Hyde	   Park,	  Kenwood,	  Oakland,	  Washington	  Park	  and	  Woodlawn	  (Framework	  for	  Planning	  2011).	  The	  university	  is	  recognized	  as	  one	  of	  the	  world’s	  leading	  research	  and	  teaching	  universities.	  It	  is	  home	  to	  5,000	  undergraduate	  students	  and	  a	  total	  student	  body	  of	  15,000.	  With	  17,000	  employees	   (Memorandum	   of	   Understanding	   2011),	   the	   university	   is	   the	   city’s	   second-­‐largest	  private	  employer	  and	  is	  recognized	  as	  one	  of	  Chicago’s	  strongest	  economic	  engines.	  	  Figure	  12.	  The	  University	  of	  Chicago,	  comparison	  of	  aerials	  from	  the	  1960s	  and	  2000s*	  *	  These	  figures	  have	  different	  orientations	  and	  the	  green	  in	  the	  second	  shows	  open	  space	  




development,	  the	  university’s	  urban	  renewal	  program	  is	  noteworthy	  because	  it	  secured	  the	  university’s	   commitment	   to	   Hyde	   Park.	   As	   part	   of	   its	   commitment	   to	   the	   Hyde	   Park	  neighborhood,	   its	  president	   laid	   the	  political	   groundwork	   for	   an	  urban	   renewal	  program	  (History	  of	  the	  Office	  2012a)	  and	  the	  university	  began	  to	  acquire	  many	  properties	  in	  Hyde	  Park	   and	   Woodlawn	   (Matriculations	   1991).	   The	   university’s	   acquisitions	   resulted	   in	  displacement	  of	  as	  many	  as	  15,000	  residents	  and	  mounting	  racial	  segregation	  within	  these	  two	  neighborhoods	  (History	  of	  the	  Office	  2012b).	  	  Supporting	  these	  historic	  accounts,	  figure	  13	  shows	  a	  significant	  decrease	  in	  the	  populations	  of	  the	  surrounding	  communities	  during	  the	   1960s	   and	   1970s.	   While	   this	   decline	   appears	   to	   correspond	   to	   the	   demolition	   of	  housing	  units	  as	  shown	  in	  figure	  14,	  Webber	  (2005,	  72)	  argues	  that	  the	  university’s	  use	  of	  eminent	  domain	  was	  successful	  in	  “obtaining	  the	  land	  necessary	  for	  institutional	  expansion	  and	  preserving	  a	  community	  where	  a	  world-­‐class	  university	  could	  thrive.”	  	  Figure	  13.	  The	  University	  of	  Chicago,	  Persons	  per	  acre,	  1960	  to	  2010	  
	  




	   	   As	   the	  1960s	  came	   to	  a	  close,	   the	  university	  reduced	   its	  emphasis	  on	  serving	  as	  a	  redevelopment	   agency	   focused	   on	   creating	   dramatic	   social	   and	   physical	   changes	   in	   its	  surrounding	   neighborhoods	   (History	   of	   the	   Office	   2012c).	   But	   while	   the	   university’s	  commitment	   to	  urban	  renewal	  policies	  ended,	   it	   remained	  committed	   to	   land	  acquisition	  and	   the	   development	   of	   properties	   to	   attract	   faculty	   and	   students.	   Oddly,	   despite	   its	  commitment	   to	   the	   sustained	   acquisition	   of	   land	   in	   surrounding	   communities,	   the	  university	   has	   not	   made	   regular	   use	   of	   campus	   master	   plans	   throughout	   its	   history	  (Schulze	   and	   Harrington	   2003)	   (History	   of	   the	   Office	   2012e).	   Immediately	   prior	   to	   this	  thesis’	   period	  of	   study	   the	  university	   commissioned	   its	   second-­‐ever	  master	  plan	  and	  has	  only	  had	   three	  since,	  going	  more	   than	  30	  years	  between	   its	   second	  and	   its	   third	   in	  1979	  (Master-­‐planning	  Process	  Under	  Way	  1997).	  	  Figure	  14.	  The	  University	  of	  Chicago,	  Housing	  units	  per	  acre,	  1960	  to	  2010	  
	  












University	   of	   Chicago	   announced	   it	   would	   discontinue	   making	   master	   plans	   (University	  








months	  as	  part	  of	   its	  Harper	  Court	  development,	   it	   is	  still	  unclear	  if	  the	  development	  will	  benefit	   the	   community	   as	   much	   as	   it	   will	   the	   university	   (Williams	   2012).	   Still,	   the	  university	  is	  a	  major	  partner	  in	  the	  Woodlawn	  community	  to	  create	  a	  new	  "Promise	  Zone"	  that	   will	   "recreate	   the	   [public]	   educational	   system	   in	   Woodlawn"	   (Greene	   2012).	   This	  partnership	  with	  "strong	  community	  anchors	   in	   the	  neighborhood"	   is	   in	  part	  responsible	  for	   the	   Woodlawn	   community's	   come	   back	   (Green	   2012).	   Such	   partnerships	   mark	   an	  improved	  period	   in	   the	  ongoing	   relationship	  between	   the	  university	   and	   its	   surrounding	  communities.	  	  Figure	  15.	  The	  University	  of	  Chicago,	  Percent	  of	  persons	  age	  18	  to	  24,	  1960	  to	  2010	  
	  








their	   negative	   view	   of	   the	   university's	   development	   efforts.	   Today	   those	   living	   in	   the	  Woodlawn	   community	   are	   beginning	   to	   seek	   financial	   support	   from	   the	   university	  (Williams	  2012)	  for	  community	  initiatives	  and	  they	  are	  even	  considering	  the	  possibility	  of	  asking	   the	  university	   to	   invest	   in	  property	   south	  of	   the	  agreed	  upon	  do	  not	   cross	   line	  at	  61st	   Street	   (Greene	   2012).	   Such	   potential	   partnerships	   are	   one	   of	   the	   reasons	   Greene	  (2012)	   believes	   Washington	   Park	   is	   in	   need	   of	   a	   master	   plan	   to	   facilitate	   real	   estate	  investment	  that	  will	  improve	  the	  community.	  	  	  Figure	  16:	  The	  University	  of	  Chicago,	  Median	  Value	  of	  Owner	  Occupied	  Units,	  1970-­‐2000	  
	  	  Figure	  17:	  The	  University	  of	  Chicago,	  Total	  Housing	  Units,	  1970-­‐2000	  












Chapter	  7	  	  Case	  Study,	  University	  of	  Pennsylvania	  	  	  Background	  	   	   The	  University	  of	  Pennsylvania	   is	  one	  of	   the	  country’s	  oldest	   institutions	  of	  higher	  education.	  It	  relocated	  from	  center	  city	  Philadelphia	  to	  what	  has	  become	  University	  City,	  in	  West	  Philadelphia,	  in	  1872.	  Today	  it	  has	  one	  of	  the	  10	  largest	  endowments	  of	  any	  American	  university.	  The	  university’s	  core	  campus	  consists	  of	  more	  than	  279	  acres	  and	  comprises	  a	  significant	  portion	  of	  West	  Philadelphia’s	  real	  estate.	  The	  university,	  along	  with	  its	  medical	  system,	  has	  been	  the	  city’s	  largest	  private	  employer	  for	  decades.	  While	  the	  University	  has	  always	   been	   expanding	   since	   it	   relocated	   to	   West	   Philadelphia,	   its	   greatest	   expansion	  occurred	  during	  the	  1960s.	  This	  expansion	  and	  its	  build-­‐out	  as	  of	  2010	  are	  shown	  in	  figure	  18,	  courtesy	  of	  the	  Archives	  of	  the	  University	  of	  Pennsylvania.	  	  Figure	  18.	  University	  of	  Pennsylvania,	  Campus	  Maps,	  1961	  and	  2010	  




university’s	  expansion	  via	  acquisition	  and	  demolition	  throughout	  the	  1950s	  was	  fueled	  by	  an	  investment	  of	  more	  than	  73	  million	  dollars.	  These	  initial	  investments	  were	  followed	  in	  1964	  by	  Penn’s	  plan	  to	  spend	  a	  further	  93	  million	  dollars	  by	  1970	  making	  it	  no	  wonder	  that	  Wearts	  concluded,	  “the	  end	  of	  the	  expansion	  …	  is	  not	  in	  sight”	  (Wearts	  1964).	  	  	  Figure	  19:	  Penn	  Presidents	  Harnwell	  and	  Meyerson	  with	  Campus	  Development	  Plans	  
	  	   	  Source:	  http://hdl.library.upenn.edu/1017/d/archives/20040629008,	  &	  “	  “/20040629006	  	  Figure	  20:	  University	  of	  Pennsylvania,	  Model	  of	  Integrated	  Development,	  1963	  




















efforts	  have	  led	  to	  an	  inflated	  cost	  for	  those	  seeking	  to	  live	  in	  the	  surrounding	  community	  which	   raises	   the	   question	   of	   for	   whom	   the	   university	   was	   improving	   the	   community.	  Steinberg	   (2012)	   and	   others	   conclude	   that	   Penn	   does	   not	   plan	   for	   those	   that	   might	   be	  displaced	   as	   a	   result	   of	   the	   higher	   property	   values	   and	   higher	   rents	   resulting	   from	   its	  efforts.	  Instead,	  the	  university	  builds	  for	  their	  community	  of	  students,	  staff	  and	  faculty.	  As	  the	  largest	  player	  in	  Philadelphia's	  real	  estate	  market,	  Steinberg	  (2012)	  and	  others	  argue	  that	  the	  university	  should	  be	  using	  its	   funds	  and/or	  its	  third-­‐party	  developers	  to	  develop	  equitably	   and	   to	   introduce	   affordable	   housing	   back	   into	   the	   community.	   However,	   Olin	  (2012)	   notes	   that	   to	   do	   its	   redevelopment	   efforts	   without	   displacement,	   the	   university	  would	   "basically	  have	   to	   subsidize	   the	   stores	   like	   second	  hand	  bookstores	  or	   cheap	   food	  places."	  	  Figure	  21.	  Drexel	  and	  Penn,	  Persons	  per	  acre,	  1960	  to	  2010	  
	  












today	  (Olin	  2012).	  The	  buildings	  along	  this	  street	  stand	  as	  small	  testament	  to	  the	  efforts	  of	  Penn's	  neighbors	   to	  prevent	   the	  university's	  use	  of	  eminent	  domain	  during	   the	  period	  of	  urban	   renewal.	   As	   Steinberg	   and	   Olin	   both	   note,	   Penn's	   repeated	   and	   extensive	   use	   of	  eminent	  domain	  to	  evict	  residents	  and	  merchants	  destabilized	  the	  university's	  surrounding	  communities	  and	  sent	   them	  along	  a	  spiral	   from	  being	  vibrant	   to	  being	  considered	  blight.	  Today,	  the	  university's	  most	  recent	  efforts	  are	  seen	  as	  turning	  back	  this	  cycle	  and	  restoring	  order	   to	   its	   surrounding	   communities.	   However,	   while	   its	   efforts	   may	   be	   effecting	   this	  change,	   the	   university	   still	   lacks	   a	   formal	   structure	   for	   meeting	   with	  West	   Philadelphia	  property	  owners	  (Cooper	  2012).	  	  Figure	  22:	  Drexel	  and	  Penn,	  Median	  Value	  of	  Owner	  Occupied	  Units	  




continued	   to	  shift	  as	   the	  communities	  became	   further	  saturated	  with	  university	   students	  after	   each	   new	   wave	   of	   investment.	   In	   addition	   to	   these	   changes	   in	   tenure	   and	  demographics	   shown	   in	   figure	   22	   and	   figure	   23,	   the	   median	   value	   of	   owner-­‐occupied	  homes	   in	   these	   neighborhoods,	   specifically	   census	   tracts	   78,	   79,	   87,	   and	   88	   experienced	  dramatic	   increases	   as	   a	   result	   of	   limited	   supply	   and	   pressure	   for	   conversion	   to	   student	  apartment	  housing.	  	   	  Figure	  23:	  Drexel	  and	  Penn,	  Total	  Housing	  Units	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Appendix	  A	  Interview	  Questions	  1.	  What	  was/is	  your	  involvement	  with	  the	  planning	  and	  development	  of	  (University	  Name)?	  	  i.	   How	  would	  you	  characterize	  this	  experience?	  	  	  2.	  How	  does	  your	  organization/university	  deal	  with	  real	  estate	  speculation?	  i.	  	   What	  factors	  do	  you	  think	  help	  your	  organization	  in	  addressing	  such	  speculation?	  ii.	  	   How	  might	  your	  organization/university	  use	  real	  estate	  speculation	  to	  recreate	  community?	  iii.	   How	  might	  your	  organization/university	  use	  real	  estate	  speculation	  to	  stabilize	  a	  neighborhood?	  	  3.	  How	  do	  you	  think	  real	  estate	  speculation	  has	  affected	  (University	  Name)’s	  physical	  development?	  	  i.	   What,	  if	  any,	  connection	  do	  you	  see	  between	  speculation	  and	  the	  expansion	  of	  the	  campus?	  ii.	   What	  connection	  do	  you	  see	  between	  speculation	  and	  the	  appearance	  of	  nearby	  neighborhoods?	  	  	  4.	  How	  does	  your	  university/organization	  work	  with	  the	  community/university	  to	  develop	  its	  neighborhood?	  i.	   What,	  if	  any,	  partnerships	  or	  programs	  have	  you	  put	  in	  place	  to	  facilitate	  this	  work?	  	  To	  facilitate	  quantitative	  analysis	  of	  interviews,	  interviewees	  were	  asked	  to	  assess	  the	  following:	  	  	  1.	  What	  level	  of	  community	  participation	  did	  the	  campus	  planning	  of	  the	  university	  have	  before	  1990?	  	  	   1)	  Highly	  inadequate	  2)	  Inadequate	  3)	  Moderate	  4)	  Adequate	  5)	  More	  than	  adequate	  	  	  2.	  What	  level	  of	  community	  participation	  did	  the	  campus	  planning	  of	  the	  university	  have	  from	  1990-­‐2000?	  	  	   1)	  Highly	  inadequate	  2)	  Inadequate	  3)	  Moderate	  4)	  Adequate	  5)	  More	  than	  adequate	  	  	  3.	  What	  level	  of	  community	  participation	  did	  the	  campus	  planning	  of	  the	  university	  have	  after	  2000?	  	  	   1)	  Highly	  inadequate	  2)	  Inadequate	  3)	  Moderate	  4)	  Adequate	  5)	  More	  than	  adequate	  	  	  2.	  To	  what	  degree	  do	  the	  neighborhoods	  around	  (University	  Name)	  experience	  real	  estate	  speculation?	  	  	   1)	  Not	  at	  all	  2)	  A	  Little	  3)	  Moderately	  4)	  A	  Lot	  5)	  Very	  Much	  	  	  3.	  To	  what	  degree	  has	  real	  estate	  speculation	  altered	  the	  appearance	  of	  these	  neighborhoods?	  	  	  	   	   1)	  Not	  at	  all	  2)	  A	  Little	  3)	  Moderately	  4)	  A	  Lot	  5)	  Very	  Much	  	  
